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APPLICATION 

DESCRIPTION: 
A proposal to amend the Tower Oaks 
Planned Development to allow for 
225 townhouse units, 30 single 
family-detached units and 120 
multiple family dwelling units for a 
total of 375 units on 40.74 acres 
located on the east side of Preserve 
Parkway in lieu of 755,000 square feet 
of office development. 

  
APPLICANT: EYA Development, LLC  

C/O Mr. Aakash Thakkar 
4800 Hampden Lane Suite 300 
Bethesda, MD 20814 

  
FILING DATE: August 27, 2015 

  
RECOMMENDATION: Recommend the Planning Commission forward a recommendation to the Mayor and 

Council to approve the proposed amendment to Resolution No. 25-87, No. 21-93 and 
No. 1-01, subject to the findings and conditions stated within this staff report. 

  
EXECUTIVE 
SUMMARY: 

The applicant (EYA) has submitted a proposal to amend the Project Plan concept 
initially approved by the Mayor and Council by Resolution No. 25-87 on October 12, 
1987.  The proposal would replace approximately 755,000 square feet of approved 
office development with 375 single family, townhouse and multiple family residential 
units. 
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RECOMMENDATION  

Recommend the Planning Commission forward a recommendation to the Mayor and Council to 
approve the proposed amendment to the Tower Oaks Planned Development for EYA Tower 
Oaks (PJT2016-00006), subject to the findings and conditions identified in this report. 
 
 

SITE DESCRIPTION 

The site is 40.74 acres of currently undeveloped land in the Preserve at Tower Oaks portion of 
the 192-acre Tower Oaks Planned Development.  Located on the east side of Preserve Parkway, 
the property is approximately 1,000 feet east of the intersection of Wootton Parkway and 
Tower Oaks Boulevard.  The property is zoned Planned Development – Tower Oaks (PD-TO) and 
is approved for up to 755,000 square feet of office development.  The property is currently 
forested with nine significant tree stands. 
 

Vicinity   

  Surrounding Land Use and Zoning 

Location Zoning Planned Land Use Existing Use 

North PD-TO 
Comprehensive Planned 

Development 
Office 

East R-400 
Private Recreational and 
Conservation Area 

Golf Course 

South MXE, R-400 

Private Recreation and 
Conservation 

Area/Restricted Industrial 
Office park 

Golf Course and Office 
Use 

West PD-TO 
Comprehensive Planned 

Development 
Vacant Land and 

Restaurant 

Location: Preserve Parkway  

Applicant: EYA Tower Oaks, LLC 

Land Use 
Designation: 

Comprehensive Planned Development 

Zoning District: 
Planned Development – Tower Oaks (PD-TO) 
Mixed-Use Employment (Current Designated Equivalent Zone)  

Existing Use: Vacant Land 

Parcel Area: 40.74 Acres 

Dwelling Units: 
30 single family units, 225 townhouse units, 120 multiple family units and community 
center  

Building Height: 50 feet (Townhomes and Single Family Detached); 80 feet (Multiple Family) 
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PROJECT DESCRIPTION 

In accordance with Section 25.07.07. of the Zoning Ordinance, the applicant (EYA) has 
submitted a proposal to amend the Project Plan concept initially approved by the Mayor and 
Council by Resolution No. 25-87 on October 12, 1987.  The concept plan was further amended 
by Resolution No. 21-93 (approved September 27, 1993), and Resolution No. 1-01 (approved 
January 8, 2001). The development of the property is currently subject to the terms and 
conditions of the approved Concept Plan, as amended.  This Concept Plan would allow for the 
development of approximately 755,000 square feet of office use in multiple buildings, with a 
maximum building height of 125 feet on the subject property. 
 
The applicant is requesting approval to amend the Concept Plan to allow for the development 
of a residential development with a mixture of unit types, alley access and limited setbacks 
(Exhibit 3).  The design proposes up to 225 townhouse units, 30 single unit detached dwellings 
and 120 multiple unit dwellings for a maximum total of 375 units on site.  The applicant is also 
proposing an ancillary clubhouse and swimming pool area.  On-street parking will be provided 
throughout the site.  The majority of parking for the multiple family buildings will be provided 
underneath the buildings.  The applicant has also requested to allow the existing approved 
office development concept to remain as a valid development alternative until such time that 
the first residential building permit, pursuant to this amendment, has been applied for, or for 5 
years, whichever comes first (addressed in condition #3). 
 
Master Plan 

The subject property is located in Planning Area 12, Tower Oaks. The 2002 Planned Land Use 
map designates the property as “Comprehensive Planned Development”.  The adopted 2002 
Master Plan identifies the Tower Oaks area as one of the “major sites in the City for office in a 
campus-like environment.”  However, in addition to office, the approved Planned Development 
includes a mix of uses, including residential, hotel and restaurant, as reflected in the following 
table and shown in the overall concept map (Attachment 10). 
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*Area # 

 

Approved Use Existing Use Proposed Change 

1 170 Room Hotel Undeveloped N/A 

2 300,000 sqft of Office 300,000 sqft of Office N/A 

3 500,000 sqft of Office Undeveloped N/A 

4 285,000 sqft. of Office, 
300 Room Hotel, 75,000 
sqft. Health Club 

Office and Restaurant An amendment was previously 
approved to allow for additional 
restaurant square footage. 

5 
Subject 
Area 

945,000 square feet of 
Office 

Approximately 190,000 
sqft of Office 

Allow for up to 375 residential units 
rather than the remaining 755,000 
square feet of office 

6 25,000 square foot 
restaurant 

Restaurant  

7 275 Residential Apartment 
Units 

170 Residential 
Townhouse Units 

An amendment was previously 
approved to allow for the construction 
of townhomes rather than apartments 
as originally approved. 

*See Attachment 10 for Area Map 

 
This site has been approved for approximately 755,000 square feet of office space for nearly 30 
years, as a result of recommendations in the 1985 Westmont Neighborhood Plan (Planning 
Area 12), yet remains undeveloped.  This site is located in Area #5 of the approved Tower Oaks 
Planned Development (See Attachment 10).  While office use is the most prominent use in the 
Planned Development from a square footage perspective, the use table presented above 
demonstrates that the Planned Development promotes a mixture of uses.  Residential is an 
approved and developed use within the Planned Development.  Originally, 275 residential units 
were anticipated for the overall development.  After a proposed amendment to allow for 
townhouses rather than apartments, approximately 170 units were constructed in Area #7.  
This is approximately 100 fewer residential units than originally anticipated.  Because of this 
existing mixture of uses, the introduction of a new residential use is not contrary to the overall 
Planned Development concept, nor contrary to the Master Plan. 
 
The 2002 Plan echoes the approved Tower Oaks Planned Development use scheme as the 
appropriate land use for this area.  As such, the Planning Commission must make a 
determination if the continued promotion of office use in this section of the Planned 
Development is a practical and/or desirable use for this property.  The proposed amendment to 
allow for the development of residential use furthers several overall policy goals of the Master 
Plan, in addition to meeting some of the specific policy goals of the Tower Oaks Planning Area.  
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In regard to those policy goals, the Master Plan discusses challenges and critical issues in the 
Tower Oaks area.  The impact of traffic is identified as the primary concern as the Tower Oaks 
plan builds out.  The plan states “the City must be vigilant in monitoring key road connections 
to surrounding areas as well as internal intersections to ensure that traffic continues to flow 
smoothly.”  The Plan goes on to recommend that the City work with the County and private 
developers to ensure the availability of bus service to Tower Oaks to reduce dependency on 
automobiles. 
 
As far as overall Master Plan policies, the proposal is consistent with the following: 
 

 Encourage an appropriate balance of office, retail, industrial and residential uses and an 
emphasis on mixed-use development. (p. 12-1) 

 Ensure a mix of housing types and price ranges to meet diverse needs of different 
sectors of the City’s population, with an emphasis on the importance of owner-occupied 
housing. (p. 2-1) 

 Increase opportunities for homeownership for persons of all income levels.  (p. 10-1)  

 Maintain an appropriate mix of ownership and rental opportunities in the City.  (p. 10-1) 

 Encourage multifamily housing in mixed-use areas of development.  (p. 10-1) 

 Create a balance between different housing types.  (p. 10-1) 

 Encourage the construction of housing alternatives for an aging population.  (p. 10-1) 
 
It should also be noted that the aging housing stock is a critical issue outlined on page 10-7 of 
the Master plan.  Approximately 50% of the existing housing stock in Rockville was developed 
prior to 1960.  This proposal would contribute, in a small part, to adding additional new housing 
stock, including single family residential units to the City.   
 

Staff also considered the impact of transitioning this site away from office use, especially in the 
context of this recent trend. In June of 2015, the Montgomery County Planning Department 
released a study titled “Office Market Assessment, Montgomery County Maryland”.  This study 
provides analysis of the current market trends for office use within the County and the region 
as a whole.  Tower Oaks was one of the specific development areas identified as having an 
above average vacancy rate, going from 5.3% in 1994 to 32.0% in Q2 2014.  The study 
demonstrates that office developments with a high market demand are now more commonly 
concentrated in higher density, mixed-use developments with a strong sense of place.  Office 
parks in a suburban setting are becoming less desirable in the region.  In fact, one of the 
primary recommendations of the report was as follows: 
 
“Reduce the supply of non-competitive office space by converting vacant office buildings to 
housing, hotels or other uses. Policies that facilitate site assembly could help owners of older, 
small office buildings to redevelop. Plans for approved but unbuilt suburban office parks may 
need to be revisited. Some projects already have converted planned office space to residential or 
other uses, but redirecting development capacity to more competitive locations should be 
considered. Zoning impediments to redevelopment and diversification should be removed.” 
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The Planning Commission must determine if the increase in the number of residential units and 
the decrease in office space is in the best interest of the City, given the infrastructure is in place 
to support a residential use in this area.  Certainly, the removal of 755,000 square feet of office 
space will strengthen the existing office market in the City by eliminating excess supply. The 
City currently has excess office supply in King Farm, Research/Piccard and the Town Center.  
Should the proposed amendment be approved to allow the change from office to residential 
use, there will still be approximately 500,000 square feet of available office space remaining for 
construction in the Tower Oaks Planned Development, primarily located in Area #3.  As such, 
staff feels the mix and proportion of uses throughout the Tower Oaks Planned Development, 
with this amendment, creates a well-balanced community in keeping with the Master Plan. 
 
Infrastructure/ Adequate Public Facilities Standards (APFS) 

In accordance with Section 25.20.03.a.3. of the zoning ordinance, Project Plan PJT2016-00006 is 
subject to a determination of adequate public facilities. The analysis compares the public 
facilities impact of the approved development with the proposed development. 

 
Traffic 

The table below shows the trip generation for the proposed residential development 
with credit for the previously approved office use. 

 

  AM PM 

Approved     

755,000 SF General Office (LATR) 1276 1107 

Proposed     

35 DU Single Family Detached (LATR) 33 39 

220 DU Towhomes (LATR) 112 141 

120 DU Condominium (LATR) 59 93 

Net New Peak Hour Trips: -1072 -834 

 

The proposed development will result in a drastic reduction in the number of new peak 
hour trips compared to the current approval. The proposed use will not generate 
greater than thirty (30) peak hour vehicle trips and as such, will not substantively alter 
or change vehicular traffic flow movements in and around the site area.  The applicant 
will not be required to complete a traffic study but will be required to complete an on-
site transportation report when the project plan is implemented via a site plan. When a 
site plan is submitted to implement the project plan, the applicant will be required to 
complete a warrant analysis for traffic signals at all access points to the site. 
 
Water and Sewer 
The Tower Oaks development will be served by City water and sewer located within the 
proposed public street ROW.  The project will have multiple connections to the existing 
City mains within Preserve Parkway and will be looped for optimal service.  A Water and 
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Sewer Authorization application has been filed and is pending City review.  According to 
the application, a reduction of both water and sewer capacity is anticipated based on 
the reserved capacity of the previous office approval. 
 
The project will also provide a 20-foot wide easement to the City at the southwest 
corner of the property for construction of a future water main, at the request of the 
City.  The project will not be responsible for constructing the future water main.  
 
Schools 

The subject property is served by the Richard Montgomery Cluster Area (Ritchie Park 
Elementary, Julius West Middle School and Richmond Montgomery High School). Using 
the Montgomery County Student Generation Rates for Housing Types (dated December 
6, 2013), the proposed 375 unit proposal will generate the following number of 
students: 57 students at the elementary school grade level, 25 students at the middle 
school level, and 34 students at the high school level. 
 
In 2015, the Mayor and Council adopted amendments to the school standards of the 
APFS.  The standard now matches the requirements of the County and increases 
maximum permitted capacity levels to 120%.  In addition, total enrollment for the 
school type (e.g. elementary, middle, high school) in each cluster is considered now, 
rather than for each individual school. Additionally, the test now occurs in year five, not 
years one and two.  After review of the student generation, the proposed application 
meets the schools test. 

 
 

School Test: Percent Utilization >120% = Moratorium  

School Type 
(Richard 

Montgomery 
Cluster) 

Projected 
August 
2020 

Enrollment 

Students 
Generated by 

Proposed 
Development 

100% MCPS 
Program 
Capacity 

with County 
Council 

Adopted  
Amended 

FY15-20 CIP 

Enrollment 
Including 
Proposed 

Development 

Cluster 
Percent  

Utilization 
in 2020 

Cluster 
Percent 

Utilization in 
2020 with 
Proposed 

Development 

Elementary School 2,724 57 2,884 2,781 94.5% 96.4% 

Middle School 1,351 28 1,445 1,379 93.5% 95.4% 

High School 2,479 34 2,237 2,513 110.8% 112.3% 

 
Fire and Emergency Service 

The requested PD Amendment does not alter or impact the response time for 
emergency services.  Fire Stations 23 (Rollins Road) and 33 (Falls Road) are both within 
the required response time distance. The internal street circulation and alley-way 
configuration was reviewed to ensure safe access for emergency vehicles and found to 
be acceptable.  
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Transportation and Circulation 

 
Parking 

The applicant is proposing several parking options to accommodate the residential 
home owners and visitors on the site.  Within the area of the four multiple-family 
buildings, visitor parking will be provided at a surface parking lot, while residents will 
park in structured parking located underneath the buildings.  Throughout the remainder 
of the development the applicant will provide 2-car garages for each unit.  In addition, 
on-street parking is also available for visitors.  A condition has been proposed that 
would ensure that on-street parking located in the vicinity of the clubhouse will be 
signed to ensure that parking is permanently marked for clubhouse users. 
 
Access 

Access to the site is proposed via two full movement driveways.  The applicant has also 
proposed a connection to One Preserve Parkway and the office building to the north of 
the site.  The applicant has agreed to work with the neighboring property owner to 
convert the driveway for One Preserve Parkway to a public road. 
 
Roads and Transportation 

The proposed Tower Oaks EYA development will be served by a network of public 
streets and private alleys.  All streets and alleys will be designed to meet the public 
standards, as outlined in Chapter 21 of the City Code, except as noted on the Street 
Section Exhibit (Attachment 3).  The design exceptions that will require a waiver to be 
approved by the Mayor and Council are for reduced Right-of-Way (ROW) and pavement  
width.  The pavement width reductions are mainly located around roadway curves and 
at intersections and serve the purpose of creating ‘parking bays’ along the street.  Fire 
access requirements have been coordinated with the Fire Marshall and are provided 
throughout the project.  The reduced ROW is a function of the reduced paving width 
and/or a reduced tree panel width.  The tree panel width reduction does not limit the 
ability to provide street trees and will be provided as shown on the Street Section 
Exhibit and Concept Landscape Plan drawing number L-4.0 (Attachment 5). 
 
Bicycle/Pedestrian Access 

Pedestrian access within the development will be integrated into the pedestrian 
network serving the Tower Oaks development. Sidewalks will be provided across all 
street frontages and a potential nature trail through the open space area at the rear of 
the site is proposed.  Bicycle parking will be provided at the clubhouse location.   
 
Transit 

The closest bus stop is at the intersection of Preserve Parkway and Wootton Parkway, 
which is less than a quarter mile from the entrance to the site.  The applicant is in 
discussions with County Ride-On staff to determine if this shuttle service could 
potentially be available to the site.  The applicant is also in talks with the County to 
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determine if a bus stop at the site is feasible.  The applicant has agreed to explore a 
private shuttle service option at the site plan phase if none of the public transportation 
options come to fruition.  This is consistent with the Comprehensive Plan goal in Tower 
Oaks to work with developers to ensure the availability of bus service to reduce the 
dependency on automobiles.  
 

Historic Resources 

The property is not within a historic district and has no historic resources on site. 
 
Environment 
 

Environmental Guidelines 

The 40.74 acre site has an approved Natural Resources Inventory/Forest Stand 
Delineation (NRI/FSD) which identifies all of the natural features in accordance with the 
Forest and Tree Preservation Ordinance and the Environmental Guidelines.  The site 
contains over 37 acres of forest including nine stand types with all but one stand having 
a forest structure value of good or priority. The forest structure values for the individual 
stands are reduced due to the high deer population within the overall forest which 
precludes the formation of an abundant native shrub and herbaceous layer.  The lack of 
a native understory also results in the flourishing of non-native/invasive vegetation.  
However, the presence of streams, wetlands, flood plain and specimen trees (30 inches 
diameter at breast height and greater) make the entire forest a priority for retention.  
Specifics of the NRI/FSD are: 
 

 Watershed:   Cabin john 

 Wetland area:  0.19 acres 

 Stream buffer area:  7.87 acres 

 Stream buffer width:  125 feet (average) 

 Stream length:  1,005 linear feet 

 100 year flood plain area: 2.10 acres 
 

The site also contains two highly erodible soils, Gaila silt loam (1C) and Blocktown 
channery silt loam (116D) as well as and two hydric soils, Baile silt loam (6A) and 
Hatboro silt loam (54A).  As required the applicant submitted and received a response 
from the Maryland Department of Natural Resources (DNR) confirming there are no 
State or Federal records of the site containing rare, threatened or endangered species.   
DNR’s response indicated their analysis of the site “suggests that the forested area on 
the project site contains Forest Interior Dwelling Bird habitat” (FIDS) and therefore, DNR 
encourages preservation of this habitat and provided site design considerations for 
minimizing the project’s impacts on FIDS.  City Forestry staff agrees with DNR’s 
suggestion to incorporate the guidelines, as appropriate, into the site design prior to 
formalizing the site plan submission.    
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Forest and Tree Preservation Ordinance 

The project site was included in the overall Preliminary Forest Conservation Plan which 
included the entire 196-acre Tower Oaks property and established the forest 
conservation requirement of 50.70 acres.  This parcel is required to retain 14.20 acres of 
forest in easement towards the 50.70 acre requirement.  There are two remaining 
undeveloped sites where forest has yet to be placed in easement; however, the amount 
of forest conservation required on each site has been established.  The larger site north 
of the Bank of America building is required to retain 3.45 acres of forest in easement 
and the smaller triangular shaped property at the southwestern intersection of Wootton 
Parkway and Tower Oaks Blvd. is required to retain 1.24 acres of forest in easement.   
 
At the time of site plan submission, the project will need to show compliance with the 
14.20 acre forest conservation requirement through the submission and approval of a 
Preliminary FCP. The significant tree replacement requirement is applicable to this 
project.  Significant trees are defined as trees 12” diameter at breast height (DBH) and 
greater located outside of forest and trees 24” DBH and greater within the forest.  The 
site contains over 330 significant trees and the required replacement trees owed must 
be planted on site.  Based on the applicant’s concept submission plans, the requirement 
is expected to be close to 600 replacement trees and the conceptual landscape plan 
demonstrates this is feasible.  The project will significantly exceed the 15% minimum 
tree cover requirement (6.11 acres) through individual tree planting and forest 
retention.   
 
Landscaping 

A conceptual landscape plan has been provided which reflects the project’s intent to 
fully landscape the site through tree, shrub, and herbaceous plantings 

 
Noise 

Noise levels that may be generated during construction must comply with maximum 
allowable noise levels as referenced under Sec.31B-6 of the Montgomery County Noise 
Ordinance.  The site is approximately 500 feet from I-270 at its nearest point, although 
heavy landscaping in the area eliminates any potential visibility and will absorb some of 
the noise impacts. 
 
Stormwater Management 

On-site storm drain will be a mix of public and private system to be determined at a 
later point in the design. The project’s remaining utilities will be provided via 
underground service primarily located in the private alleys. 
 
The Pre-Application Stormwater Management Concept (Concept) plan was approved 
December 21, 2015.  This is the first phase of plan review/approval and focuses on how 
the project will provide on-site treatment for the proposed development using 
Environmental Site Design to the Maximum Extent Practicable, or, more commonly 
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referred to as ESD to the MEP.  This phase of stormwater review focuses on treatment 
of the smaller and more commonly occurring storms that statistically happen at least 
once per year.  The Tower Oaks Concept provides 100% of the required ESD volume on-
site via micro-bioretention, bio-swales, planter boxes, and drywells spread across the 
site. 
 
SWM for the larger and less commonly occurring storms will be reviewed in detail 
during the Site Plan development phase.  The applicant will be required to provide safe 
conveyance of stormwater runoff and to mitigate impacts to the downstream Cabin 
John Creek.   

 
Zoning Ordinance Compliance  

The subject property is regulated in accordance with the Planned Development approved by 
the Mayor and Council. For the purposes of this amendment, the proposed concept plan would 
become the regulating document for any future site plan submitted to the Planning 
Commission.  Any issue the concept plan is silent on would be regulated under the RMD-10 
(Residential Medium Density) standards of the Zoning Ordinance for Townhouse and Single 
Family Detached Units, and RMD-25 for Multiple Family Units (Equivalent Zones). Provisions 
that differ from the requirements of the equivalent zone can be approved as part of the 
Planned Development by Mayor and Council.  Below is a summary of the development 
regulations outlined in the tables on the concept plan that would guide development: 
 

Unit Type 
Number of 
Units 

Maximum 
Height 

Front Yard Setback 
Minimum 

Side yard 
Rear 
Yard 

Townhouse (Non-
MPDUs) 

152-184 
 

50’ 5’ 3’ (end of 
group) 

5’ 

Townhouse 
MPDUs 

12.5% of Total 
Units Provided 

Single Family 
Detached 

30 50’ 5’ 3’ 15’ 

Multiple Family 134 80’ 5’ 3’ N/A 

 
Provisions of the RMD-10 and RMD-25 Differing with the Proposed Plan 
As stated above, Mayor and Council may approve development standards as part of the 
Planned Development that differ from the equivalent zoning district due to the unique design 
characteristics of the development style proposed.  Differences as proposed are as follows:   
 
Townhomes RMD-15 

 No more than 8 townhomes in one attached row (up to 11 proposed); 

 Townhouse groups must be setback 25 feet from each other (minimum 18’ proposed); 

 Building front setbacks must be 18 feet from a public right-of-way internal to the site (5’ 
minimum proposed); 

 40’ maximum height – 50’ provided 
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Single Family Residential RMD-15 

 Maximum Height of 50’ rather than 35’; 

 Minimum lot size of 4,500 square feet rather than 6,000; 

 Side Yard Setbacks of 3’ rather than 8’; 

 Rear Yard Setback of 20’ rather than 15’; 

 Front yard Setback of 5’ rather than 20’; 
 
Multiple Family RMD-25 

 Allow height up to 80’ rather than 75’. (RMD-25); 

 Setback of 40’ from Preserve Parkway rather than 100’ (Maximum Potential); 

 Setback from other buildings – Up to 115’ required, 30’ provided; 
 
Staff has reviewed the proposed standards and has determined they are compatible with the 
completed portions of Tower Oaks and are consistent with good planning and design principles. 
 
MPDU Compliance 
The applicant will reserve a minimum of 12.5% of the units for affordable housing.  If the unit 
yield equals the total depicted on the plan (336 units), at least 42 moderately priced dwelling 
units will be provided.  The units will be distributed throughout the townhome areas on the 
site.  MPDUs will not be provided for in the single family detached section at the rear, or in any 
of the four multiple-family buildings provided at the front of the site.  While staff has agreed to 
which unit types will accommodate MPDUs, the proposed distribution of all MPDUs will not be 
determined until the site plan review phase of the project. 
 
MAYOR AND COUNCIL/PLANNING COMMISSION BRIEFING CONCERNS 

At two separate meetings in December of 2015, the applicant presented the proposed project 
to Mayor and Council and the Planning Commission.  At these briefing sessions, the 
Commission and Mayor and Council offered suggestions and voiced concerns regarding the 
design of the Plan.  Below is a summary of how some of those comments have been 
incorporated into the current proposed Concept Plan: 
 
Building Height – Concerns were raised at the Planning Commission regarding why the 
applicant left the option to construct a 120’ tall multiple family building at the front of the site.  
The applicant has since revised the request to allow for a maximum height of eighty (80) feet 
for the multiple family buildings. 
 
Lack of Open Space/Recreation Area – The applicant argues that 22.76 acres of open space 
throughout the site, primarily located at the rear, will be sufficient to accommodate resident 
needs.  Exercise stations have now been proposed at both ends of the natural surface trail 
located at the rear open space area.  The applicant indicates the community center, pool and 
lawn area adjacent to the building will appeal to teens and adults.  The multi-use activity space 
adjacent to the community center can now be designed to accommodate basketball, tennis or 
hand ball.  In addition, the applicant has provided a play area for children with climbing and 
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balancing equipment.  It should be noted that at the project plan level staff has not verified if 
the nature trails can be located in the area shown on the plan and could require relocation or 
be determined to be infeasible to construct.  
 
Parking – Concerns were raised regarding parking at the site.  The applicant maintains that 
since there is no retail component in this development overflow parking concerns should not be 
an issue.  Staff has requested that on-street parking around the community center be signed to 
only allow for community center parking.  Further, staff has required all units to maintain 2-car 
garage parking, rather than the original request of a 1-car garage option.  The current parking 
configuration is compliant with the requirements of the Zoning Ordinance. 
 
Transit Stop – The applicant has agreed to work with County Ride-On to extend service to this 
site.  If such an option is not possible the applicant has indicated that a private shuttle service 
option will be explored. 
 
Commercial Use – The applicant has identified the potential for a market/café area within the 
community center building as a potential option for development.  This is conceptual and 
without a specific requirement as part of the Planned Development approval there is no 
guarantee this will be included in the development. 
 
COMMUNITY OUTREACH 

In accordance with Section 25.05.03.c and 25.07.03.c of the Zoning Ordinance, written notice of 
the Planning Commission public review of the Project Plan Application PJT2016-00006, was sent 
to nearby property owners. The applicant affirmed via submission of required affidavits that 
both written and electronic public notification was provided for all area and public meetings on 
the subject Project Plan application.  Staff has received no correspondence from the public 
regarding this proposed amendment. 
 

 Pre-Application Area meeting was held on March 31, 2015.   

 Post-Application area meeting was held on September 29, 2015. 

 Planning Commission Informational Briefing held on December 2, 2015 

 Mayor and Council Informational Briefing held on December 7, 2015 
 

FINDINGS 

In accordance with Section 25.07.01.b.2, of the Zoning Ordinance, a project plan may be 
approved only if the Mayor and Council find that the approval of the application will not: 
 
Adversely affect the health or safety of persons residing or working in the neighborhood of 
the proposed project; 
At this initial stage in the development review process of the proposed Planned Development 
amendment, staff has found no evidence that the change from office use to a residential use 
will be detrimental to the health and safety of persons working or living in this area. The 
proposed change from an office to residential use will actually decrease the potential traffic 
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load on the road infrastructure in this area and be of such a design that the proposed buildings 
will be less visible from surrounding areas than the approved multiple office buildings, which 
could have been up to 125 feet in height.  
 
Be in Conflict with the Plan; 
The Master Plan as approved and adopted on November 12, 2002, assigned the land use 
designation of the subject property as “Comprehensive Planned Development”, reflecting the 
policy that the approved Tower Oaks development configuration reflects the City’s long-term 
land use policy for the area.  The proposal would be consistent with the Plan’s long-term policy 
to minimize traffic congestion in the area by significantly reducing peak hour trips beyond what 
was previously approved for this site.  In addition, the proposal encourages an appropriate 
balance of office and residential uses and an emphasis on mixed-use development for the 
Tower Oaks Planned Development.  The planned development currently includes a residential 
component and the proposal will further Master Plan goals to create a balance between 
different housing types, increase opportunities for home ownership, and ensure a mixture of 
housing types and price ranges to meet diverse needs of the City’s population. 
 
Overburden existing and programed public facilities as set forth in Article 20 of the Zoning 
Ordinance and as provided in the adopted Adequate Public facilities Standards;  
As required per section 25.20.03.a.3. of the Ordinance, the proposed amendment is subject to a 
determination of adequate public facilities compliance for the proposed changes.  Pursuant to 
the discussion in the staff report, staff has analyzed the proposed amendment for compliance 
with the Adequate Public Facilities Standards and has determined that the proposed 
development of up to 375 residential units on the site will not overburden existing and 
programmed public facilities.  
 
Constitute a violation of any provision of the Zoning Ordinance or other applicable law; or  
The proposed project plan application as submitted complies with all provisions of the Zoning 
Ordinance in that a detailed concept plan has been submitted with associated tables and 
graphics that would act as the development regulations for the area at the time site plan is 
submitted for review and approval. 
 
Adversely affect the natural resources or environment of the City or surrounding areas.  
The applicant has proposed to maintain over half of the site as open space and has proposed 
the preservation of a large environmentally significant feature at the rear of the site (14.2 
acres).  Tree preservation will be complied with at the time of site plan submission.  Stormwater 
management issues have been reviewed by the City and it has been determined that the 
applicant will be able to feasibly meet stormwater requirements when a site plan is submitted. 
 
CONDITIONS 

Staff recommends approval of the application subject to the following conditions, to be 
incorporated into a Resolution for Mayor and Council consideration: 
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1. The proposed development will be designed in a manner consistent with the development 
standards located within the tables on the Composite Land use Plan dated February 1, 2016, 
all associated exhibits, and generally consistent with the graphic conceptual representation 
shown on that same plan drawing.  

2. The concept layout associated with the approved project plan shall not include approval of 
the distribution of MPDUs.  However, it is understood that MPDUs will not be provided for 
in the single family detached housing option, or in any of the four multiple-family buildings 
provided along the Preserve Parkway road frontage.  The MPDUs will be townhouses 
located in the townhouse blocks at a minimum rate of at least 12.5% of the total number of 
units and the final MPDU locations will be determined at the time of site plan submission. 

3. The existing office use approved for this site shall remain as a valid approval for five (5) 
years from the date of Mayor and Council approval of this Project Plan Amendment, or until 
such time that the first building permit is issued for the development of the proposed 
residential use on the subject site, whichever comes first. 

4. Upon submission of the application for site plan approval, the applicant shall ensure that a 
minimum of six (6) on-street parking spaces in the vicinity of the clubhouse area are signed 
as “clubhouse parking only” spaces. 

5. The applicant will dedicate to the City the portion of the existing private street that it owns 
and, if necessary, bring the street up to City standards for public roads. The applicant shall 
further make best efforts to work with the adjacent property owner at 1 Preserve Parkway 
to make the entire street public and bring up to City standards for public roads or, in the 
alternative, provide appropriate easements to cover the full width of the roadway to allow 
for public access and maintenance. If dedication or easements cannot be acquired from the 
adjacent property owner, the applicant will be required to make changes to the site plan to 
accommodate the need for continuous public access. 

6. The waterline within the existing driveway on Tower Oaks Parcel A, Block E shall become a 
public main at the time of right-of-way dedication or easement recordation for public 
access if proposed to serve the residential development.  If the waterline is not being 
proposed to serve the residential development, but is located within dedicated right-of-
way, it shall be become a public line at dedication.  A public main must be constructed to 
public standards.  This may result in the reconstruction of all or portions of the existing 
waterline at a cost to the applicant. 

7. In accordance with the overall Preliminary FCP for the entire Tower/Boston Properties 
planned development, the applicant shall retain/leave undisturbed a minimum of 14.20 
acres of existing forest to be placed in conservation easement within the parcel. 

8. The applicant shall plant all of the required significant replacement trees on site. 
9. Prior to site plan approval, a Mayor and Council waiver from the Streets and Public 

Improvements Ordinance will be required for any portion of the proposed street sections 
that are not compliant with the Ordinance. 
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Lot Area Tabulations  SF ACRES

Existing Lot Area 1,774,593 40.739

Less Proposed R/W Dedications for Public Streets
1

Street A ‐87,294 ‐2.004

Street B ‐47,501 ‐1.090

Street C ‐31,221 ‐0.717

Street D ‐23,991 ‐0.551

Street E ‐31,246 ‐0.717

Street F ‐47,243 ‐1.085

Street G ‐19,795 ‐0.454

Proposed Net Lot Area Total 1,486,302 34.121

Proposed Block Areas
1

Block A 159,099 3.652

Block B 33,177 0.762

Block C 36,504 0.838

Block D 40,282 0.925

Block E 56,804 1.304

Block F 52,582 1.207

Block G 54,751 1.257

Block H 146,842 3.371

Block I 165,268 3.794

HOA Parcels 740,993 17.011

Proposed Net Lot Area Total 1,486,302 34.121

Proposed Density of Development2 GTA

Previously Approved 

Tower Oaks 

Development Plan

Units / GSF 

Illustrated

 Maximum 

Proposed 

Site Area 40.74

Residential Density

Townhouse Units (B,C,D units) 152 152‐184

Townhouse MPDU's
3 
(A units) 42 47

Single Family Detached (E units) 30 30

Multi‐Family 112 112‐134

Total 336 375 
5

Non‐Residential Density

Office 755,000
4

Community Use Space / Bathhouse 7,000 8,000

Total 755,000
4

7,000 8,000

Building Height Sec. 25.13.05 Maximum Allowed Maximum Proposed

Townhouse and Single Family Homes 120' 50'

Multi‐family Buildings 120' 80'

Setbacks  Sec. 25.13.05 Minimum Required Minimum Proposed

Front Yards (abutting public R/W or other lot line)

Townhouse 0' 5'

Single Family Detached 0' 5'

Multi‐Family 0' 5'

Side Yards (abutting public R/W or other lot line)

Townhouse

End of TH stick 0' 3'

Interior lot line 0' 0'

Single Family Detached 0' 3'

Multi‐Family 0' 3'

Rear Yards

Townhouse 0' 5'

Single Family Detached  0' 15'

Multi‐Family 0' N/A

Residential Unit Mix & Parking Ratios 

as Illustrated Sec. 25.16.03

Townhouse              

(Types B, B1, C, C1, & D) 

3 or more b/r

Single Family 

Detached 

(Type E)

Multi‐Family   

2 or more b/r
Total

Units 152 42
3

30 112 336             

Parking Rate 2.0 2.0 2.0 1.5

Parking Totals 304.0 84.0 60.0 168.0 616.0

Townhouse 

MPDU's        

(Type A)        

3 or more b/r

Lot Area Sec. 25.13.05 Required Proposed

Building Coverage N/A 20%
6

Minimum Lot Area

Townhouse N/A 650 sf.

Single Family Detached N/A 4,500 sf.

Multi‐Family N/A N/A

Open Area Sec. 25.13.05 Required Illustrated
7,8

Open Area (% of Net Lot Area) 20% 68%

Open Area SF 297,260 1,010,635

Public Use Space (% of required Open Area) 5% 13%

Public Use Space SF 14,863 39,847
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Application for 

Project Plan Application/Amendment

City of Rockville               
Department of Community Planning and Development Services

111 Maryland Avenue, Rockville, Maryland 20850
Phone: 240-314-8200 • Fax: 240-314-8210 • E-mail: Cpds@rockvillemd.gov • Web site: www.rockvillemd.gov

Type of Application:

 o Project Plan               o Project Plan Amendment (major)               o Project Plan Amendment (minor)

Please Print Clearly or Type

Property Address information  ___________________________________________________________________________ 

Subdivision ____________________________   Lot (S) __________________________   Block ______________________

Zoning ____________________       Tax Account (S) _______________ ,  _________________ ,  ____________________

Applicant Information:
Please supply Name, Address, Phone Number and E-mail Address

Applicant __________________________________________________________________________________________

__________________________________________________________________________________________________

Property Owner ______________________________________________________________________________________

__________________________________________________________________________________________________

Architect ___________________________________________________________________________________________

__________________________________________________________________________________________________

Engineer ___________________________________________________________________________________________

__________________________________________________________________________________________________

Attorney  ___________________________________________________________________________________________

__________________________________________________________________________________________________

Project Name _______________________________________________________________________________________

Project Description   __________________________________________________________________________________

__________________________________________________________________________________________________

STAFF USE ONLY
Application Acceptance:   Application Intake:
Application # _________________________________   OR Date Received _______________________________
Pre-Application _______________________________   Reviewed by ________________________________
Date Accepted ________________________________   Date of Checklist Review _______________________
Staff Contact _________________________________   Deemed Complete:  Yes o         No o

PJT
6/15
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PJT Page 2 
6/15

Points/Elements 1 2 3 4 Points

Tract size - Acres 1 or fewer 1.1 to 2.5 2.6 to 5 5.1 or greater

Dwelling Units 5 or fewer 6 to 50 51 to 150 151 or greater

Square Footage of 
Non-Residental Space

5,000 or fewer
square feet

5,001 to 10,000
square feet

10,001 to 50,000
square feet

50,001 or greater
square feet

Residential Area 
Impact

No residential 
development in a 

residental zone within 
1/4 mile of the project

35% of area within 
1/4 mile of the project 
area is comprised of 
single-unit detached 

residental units

Development is within 
single-unit detached 

unit area.

65% of area within 
1/4 mile of the project 
area is comprised of 
single-unit detached 

residential units

Traffic Impact - Net 
new peak hour trips

Fewer than 30 trips 30-74 trips 75-149 trips 150 or more trips

Points Total*

The total of the points determine the level of notification and the approving authority .

Application Information:

Level of review and project impact:
This information will be used to determine your projects impact, per section 25.07.02 of the Zoning Ordinance for Project Plan 
and Site Plan applications only.

Tract Size _______acres, # Dwelling Units Total __________  Square Footage of Non-Residential  _____________

Residential Area Impact  __________ %

Traffic/ Impact/trips ______________

Proposed Development: 
Retail __________________ Sq. Footage Detached Unit _________________  Parking Spaces_______________

Office __________________ Sq. Footage Duplex ______________________  Handicapped _________________

Restaurant ______________ Sq. Footage Townhouse ___________________  # of Long Term ________________

Other __________________ Sq. Footage Attached _____________________  # of Short Term ________________

  Multi-Family __________________

  Live ________________________

  MPDU _______________________

Existing Site Use(s) (to include office, industrial, residential, commercial, medical etc.) ________________________________
__________________________________________________________________________________________________

Estimated Points Total: 
To complete the table below, use the information that you provided above to calculate your total points from the chart below.
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PJT Page 4
6/15

Application Checklist:
The following items are to be furnished as part of this application:

o Completed Application

o Filing Fee (to include Sign Fee)

o Pre-Application Meeting Number  __________________ and Documentation (Development Review Committee Mtg. notes)

o  Proposed Area Meeting Date____________________ including location______________________________________ 

o  Concept Site development plan, prepared and certified by a professional engineer. (Twelve (12) copies - Fifteen (15) if on a 
state highway: (size 24 x 36)(folded to 81/2 X 11) 

o Approved NRI/FSD (Natural Resources Inventory/Forest Stand Delineation Plan)

o Conceptual Building Elevations & Floor Plan (3 copies)

o CTR (Comprehensive Transportation Review) Report –with fee acceptable to Public Works (copy to CPDS).  

o Concept Landscape Plan (6 copies) (size 24” X 36”) (folded to 8/1/2” X 11”).

o Preliminary Forest Conservation Plan (FCP)

o Pre-Application Storm Water Management Concept Package with Fee via Separate Check

o Water and Sewer Authorization Application

o Project narrative to include statement of justification that addresses compliance with all relevant Sections of the Zoning 
Ordinance, including but not limited to:

-Comprehensive Master Plan and other plan regulations

-Master Plan other Plans and Regulations

-Mixed Use Development Standards, including Layback slope and shadow study (Section 25.13)

-Landscape, Screening and Lighting Manual

-Adequate Public Facilities (Section 25.20)

-Parking (Section 25.16)

-Signs (Section 25.18)

-Public use space (Section 25.17) 

o Additional information as requested by staff

o Electronic Version of all materials (pdf format acceptable)

 o Fire protection site plan

Comments on Submittal: (For Staff Use Only)

__________________________________________________________________________________________________

__________________________________________________________________________________________________

__________________________________________________________________________________________________

__________________________________________________________________________________________________
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	Check Box3: Yes
	Project Name 1: EYA TOWER OAKS
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	undefined_2: 
	Attached: 
	Comments on Submittal For Staff Use Only 4: Street Sections Exhibit
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	Page 3: 
	Applicant 1: EYA Development, LLC  c/o AakashThakkar  athakkar@eya.com   301-634-8617
	undefined: 
	of Long Term: 44
	Dwelling Units Total: 375
	Page 4: 
	Applicant 2: 4800 Hampden, Suite 300, Bethesda, MD 20814
	Text1: Transportation Scoping Intake Form
	Points151 or greater: 4
	Tax Account S: 04-03228836
	Points51 or greater: 4
	Attorney 1: Linowes and Blocher, Scott Wallace  swallace@linowes-law.com  301-961-5124
	1: 
	2: 
	3: 
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	Existing Site Uses to include office industrial residential commercial medical etc 2: 
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	Date Received: 
	Tract Size: 40.74
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	Engineer 1: VIKA Md Inc.    John Clappsaddle clapsaddle@vika.com  301-916-4100
	Townhouse: 225
	Square Footage of NonResidential: 8,000
	Property Address information: Preserve Parkway
	PJT: 
	Fewer than 30 trips: 
	Lot S: 
	5 or fewer: 
	Existing Site Uses to include office industrial residential commercial medical etc 1: Forested, undisturbed site
	Comments on Submittal For Staff Use Only 3: Preliminary Color Utility Plan
	Reviewed by: 
	PreApplication: 
	Points Total The total of the points determine the level of notification and the approving authority: 12
	o PreApplication Meeting Number: 9/22/2015
	75149 trips: 
	Subdivision: 201
	Points50001 or greater square feet: 2
	Staff Contact: 
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